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I.  INTRODUCTION

Background. The City of Rockford (the “City”) is a mature community located in Winnebago
County, lllinois, approximately ninety (90) miles northwest of the City of Chicago. The City is
located near the municipalities of Belvidere and Cherry Valley to the east, Loves Park and
Machesney Park to the north, and Winnebago and Pecatonica to the east. It is only 50 miles from
major employment centers located in the northwestern Chicago suburbs. Increasingly, the City’s
economy and real estate market is intertwined with the metropolitan Chicago economy, as the
path of regional growth moves northwest of Chicago.

The City has an array of community assets that enhance its competitiveness. In particular, it has
excellent transportation infrastructure, with connections to Interstate 90, Interstate 39/U.S. 51,
and U.S. 20. Interstate 90 is the primary linkage to the Chicago area, and Interstate 39 takes
travelers south to Rochelle and other communities. Additionally, the City is situated near
Northern Illinois University, one of the leading universities in Illinois.

The City is completing this Plan as required by the Tax Increment Allocation Redevelopment
Act, (the “Act™) 65 ILCS 5/11-74.4-3, et. seq., as amended. To establish a Tax Increment
Financing (“TIF”) district (otherwise known as the Redevelopment Project Area (“RPA™)),
lllinois municipalities must adopt several documents, including a Plan and Qualification Report.

The Act has been established to enable [llinois municipalities to establish TIF districts, either to
prevent the onset of, or eliminate the presence of, blight. The Act finds that municipal TIF
authority serves a public interest so as to: “promote and protect the health; safety, morals, and
welfare of the public, that blighted conditions need to be eradicated and conservation measures
instituted, and that redevelopment of such areas be undertaken; that to remove and alleviate
adverse conditions it is necessary to encourage private investment and restore and enhance the tax
base of the taxing districts in such areas by the development or redevelopment of project areas™

(65 ILCS 5/11-74.4-2(b)).

By definition, a “Redevelopment Plan" means the comprehensive program of the municipality for
development or redevelopment intended by the payment of redevelopment project costs to reduce
or eliminate thase conditions the existence of which qualify the redevelopment project area as a
"blighted area." "conservation area” (or combination thereof), or "industrial park conservation
area,” and thereby to enhance the tax bases of the taxing districts which extend into the
redevelopment project area as set forth in the Tax Increment Allocation Redevelopment Act.

The Proposed TIF District. The West State/Central RPA is a primarily residential district
Jocated in the portion of Rockford farthest to the west. Although not now clearly marked as such,
it acts as the de facto gateway to the City and its downtown business district for persons
approaching from the western edge of the City.

One of the primary assets which would support the area’s redevelopment is West State
Street/Business Route US-20. West State Street is an arterial road or “corridor” which runs east
and west through the proposed RPA. The West State Street Corridor Project would redevelop,
widen and generally strengthen its function as the gateway to the downtown, An important
component of the Corridor Project strategy would be to improve traffic circulation and aesthetic
impacts (e.g., through streetscaping, landscaping, and signage which would identify the area as a
gateway to downtown Rockford).
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The West State/Central area is generally bounded by the following roads: School Street to the
north, Green Street to the south, Avon Street to the east, and Pierpont Avenue to the West. It
would be contiguous to a proposed West State-Kilburn RPA, and is contiguous to existing RPAs
established by the City.

The West State/Central RPA contains improved land largely for residential purposes, with some
commercial businesses and non-profit institutions situated in the area. The RPA consists of
approximately 2066 parcels (i.e., parcels with unique parcel identification numbers), with a
comparatively small number for commercial land uses. Active commercial uses lay primarily on
or near State Street, where there is commercial office, restaurant, retail, as well as non-profit
occupants interspersed along the street.

Many of the existing structures were constructed during the first half of the 20" century, and as
such, show conditions associated with age. obsolescence, and deterioration. The average
(median) date of construction for structures within the proposed RPA (for those having a known
date) is 1930. As documented in the TIF Eligibility Report (see Appendix V), the RPA exhibits:

Visible deterioration, particularly among secondary structﬁre_s ('e.g., garages), alleys and
sidewalks;

Lack of community planning and deleterious lay-out;

Inadequate utilities; and

Excess vacancies.

v

Y ¥V

On balance, the combination of these and other factors tends to limit current opportunities for
land reuse within the RPA and potential development of areas in and around the RPA. These
areas and building conditions are minimizing the value of future development and negatively
impact the potential for future residential, retail, and commercial development — thereby limiting
employment and growth opportunities and contributing to the lack of new investment in the area.
As a result, the RPA is not likely to generate private investment without public assistance,

|
In the future, the City intends to attract and encourage residential and commercial users to! locate,
upgrade, expand and/or modernize their facilities within the City as part of its ongoing and
comprehensive economic development planning. The RPA may be suitable for new residential
and commercial development if there is coordination of uses and layout by the City. The City has
undertaken an initiative, through the designation of the RPA, to redevelop key areas within the
City; in so doing, it would stabilize and expand benefits to the community and affected taxing
districts,

Rationale for Redevelopment Plan. The City recognizes the need for implementation of a
strategy to revitalize residential and commercial properties and to promote development within
the boundaries of the RPA. Residential reinvestment, commercial development, and recreational
attraction created by new infrastructure and municipal amenities is a key component of the
redevelopment strategy for the RPA.

The needed private investment may only be possible if a TIF district is adopted pursuant to the
terms of the Act. Incremental property tax revenue generated by the development will play a
decisive role in encouraging private development. Site conditions that may have precluded
intensive private investment in the past will be eliminated. Ultimately, the implementation of the
Plan will benefit both the City and surrounding taxing districts, by virtue of the expected
expansion of the tax base.
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The designation of the area as an RPA will allow the City to pursue the following beneficial
strategies:

e Provision of roadway and traffic improvements within the area, including a
comprehensive review of ingress and egress requirements that satisfy area circulation,
parking and connections to major arterials;

e Improving area appearance through rehabilitation of structures, landscape, streetscape
and signage;

e Establishing a pattern of land-use activities that will increase efficiency and economic
relationships, especially as such uses complement adjacent current and/or future
residential and commercial opportunities, and other City redevelopments within the RPA
and/or surrounding area; and

* Providing infrastructure that is adequate in relation to West State-Central redevelopment
plans.

* Coordinating land and/or building assembly and demolition in order to provide sites for
more modern redevelopment plans; and

e Entering into redevelopment agreements in order to include the redevelopment of
blighted property and/or to induce new development to locate within the RPA.

The area on the whole would not reasonably be anticipated to be developed in a coordinated
manner without the adoption of the Plan. The City, with the assistance of KMA, has
commissioned this Plan to use TIF in order to address local needs and to meet redevelopment
goals and objectives.

The adoption of this Plan makes possible the implementation of a comprehensive program for the
economic redevelopment of the area, By means of public investment, the RPA will become a
more viable area that will attract private investment. The public investment will lay the
foundation for the redevelopment of the area with private capital. This in turn will lead to
operation of viable residential uses within the RPA and set the stage for future retail and
commercial uses surrounding the area.

Through this Plan, the City will serve as the central influence for the coordination and assembly
of the assets and investments of the private sector and establish a unified, cooperative public-
private redevelopment effort. Myriad benefits will accrue to the area: a stabilized and expanded
tax base; retention of existing businesses; entry of new businesses; new employment
opportunities; and physical and aesthetic improvements related to the rehabilitation of existing
structures. Ultimately. the implementation of the Plan will benefit (a) the City, (b) the taxing
districts serving the RPA, (c) residents and property owners within the RPA, and (d) existing and
new businesses.

Pursuant to the Act, the RPA includes only thase contiguous parcels of real property and
improvements thereon substantially benefited by the redevelopment project. Also pursuant to the
Act, the area is not less in the aggregate than 1% acres. A boundary map of the RPA is included
in Appendix 2 of this Plan.




City Findings. It is found and declared by the City, through legislative actions as required by the
Act, that in order to promote and protect the health, safety, and welfare of the public: that certain
conditions that have adversely affected redevelopment within the RPA need to be addressed; that
redevelopment of such areas must be undertaken; and that to alleviate the existing adverse
conditions it is necessary to encourage private investment and enhance the tax base of the taxing
districts in such areas by the development or redevelopment of certain areas. Public/private
partnerships are determined to be necessary in order to achieve development goals. Without the
development focus and resources provided under the Act, the development goals of the
municipality would not reasonably be expected to be achieved.

It is found and declared by the City that the use of incremental tax revenues derived from the tax
rates of various taxing districts in the RPA for the payment of redevelopment project costs is of
benefit to the RPA taxing districts. This is because these taxing districts whose jurisdictions
extend over the RPA would not derive the benefits of an increased assessment base without
addressing the coordination of redevelopment.

1t is further foxmd, and certified by the City, in connection to the process required for the
adoption of this Plan pursuant to the Act, that the projected reclfeve}opment of the RPA may result
in the displacement of 10 or more inhabited residential units, and that the RPA contains more
than 75 inhabited residential units. Therefore, this Plan includes a Housing Impact Study. The
Housing Impact Study is attached as Appendix 4.

The redevelopment activities that will take place within the RPA will produce benefits that are
reasonably distributed throughout the RPA. Redevelopment of the RPA area is tenable only if a
portion of the improvements and other costs are funded by TIF.
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II. RPA LEGAL DESCRIPTION

The Redevelopment Project Area legal description is attached in Appendix 1.




III. RPA GOALS AND OBJECTIVES

The City has established a number of economic development goals, objectives, and strategies
which would determine the kinds of activities undertaken within the West State/Central RPA.
These efforts would conform to and promote the achievement of land use objectives in the City of
Rockford’s 2020 Plan (the City’s Comprehensive Plan). As indicated in the Exhibit below, the
underlying planning document is the 2020 Plan which describes the overall vision for the City
and is the foundation for City initiatives such as the proposed West State/Central RPA. This
overarching planning document influences all other City planning processes such as the TIF

planning process.

Exhibit ] _
Relationship of Land Use and Economic Development Plans

General Economic \

Development Goals

2020 Pian Land Use
Goals/Objectives/Actions

Page 6



General Economic Development Goals of the City. Establishment of the proposed West
State/Central RPA supports the following City-wide economic development goals:

» Strengthening the property tax base of the City and overlapping tax districts;
* Creating new jobs and retain existing jobs for City and area residents;

* Providing for implementation of economic development and redevelopment strategies
that benefits the City and its residents;

¢ Providing public infrastructure improvements within the City to promote growth;

* Encouraging positive and feasible redevelopment of vacant sites and/or underutilized
facilities;

» Coordinating all redevelopment within the City in a comprehensive manner, avoiding
land use conflicts and negative community impacts with attracted users; and

e Creating a cooperative partnership between the City and users.
Specific Objectives and Strategies for the RPA. The general goals for economic development
cited above would be realized through specific objectives, strategies and performarice measures
that would “drive™ the redevelopment activities undertaken within the proposed RPA. RPA
designation would allow the City to pursue the following objectives:

*  Assist in coordinating redevelopment activities within the RPA in order to provide a
positive marketplace signal to private investors;

» Reduce or eliminate blight or other negative factors present within the area;
*  Accomplish redevelopment over a reasonable time period;

e Provide for high quality development within the RPA:

* Promote an attractive overall appearance for the area; and

¢  Further the goals and objectives of the 2020 Plan.

Ultimately, the implementation of the Redevelopment Project would contribute to the economic
development of the area and provide new employment opportunities for City residents.

The RPA-specific objectives would be fulfilled by the execution of certain strategies, including
but not limited to the following:

* Develop the area traffic system for improved accessibility to the area;

e Foster the replacement, repair, and/or improvement of infrastructure, where needed,
including sidewalks, streets, curbs, gutters and underground water and sanitary systems to
facilitate the construction of new development as well as the rehabilitation of existing
properties within the RPA;

Page 7



* Encourage residential and commercial development by facilitating the assembly,
preparation and marketing of improved and vacant sites while assisting private
developers who would assemble suitable sites for modern development needs;

e Facilitate the remediation of environmental problems to provide additional land for new
residential development, as appropriate;

* Facilitate the provision of adequate on- and off-street parking for residents within the
RPA;

* Coordinate redevelopment efforts throughout the neighboring area thus improving the
surrounding environment; and/or

* Provide assistance to existing businesses to encourage expansion of current operations or
upgrades to facilities within the neighboring area.

The RPA-specific objectives and strategies outlined above could be facilitated by the adoption of
certain performance measures that would help the City track and monitor the projects eventually
undertaken within the proposed RPA. The Government Finance Officers Association
recommends that cities adopting TIF districts evaluate actual versus projected performance (e.g.,
using metrics such as job creation or tax revenue generation). Exhibit 2 below identifies the types
of performance measures the City may consider to track the performance of projects within the
RPA. (Section VI of this report discusses the types of projects that the City may pursue within
the RPA, with the proviso that specific projects at this point are only conceptual in nature.)

Exhibit 2

ExamEIes of TIF Performance Measures

Input Public investment (§)

Private investment ()

Acres of land assembled for TIF

Bond proceeds

Qutput/Workload | Jobs created or retained

Number of streetscaping fixtures installed

Commercial space created (square feet)

Efficiency Leverage ratio (private investment / public investment)

Cost per square foot of commercial space

Public subsidies per job created/retained

Effectiveness % change in assessed value (AV) in TIF versus AV in rest of city
% change in AV within TIF before and after TIF creation
Municipal sales taxes before and after TIF creation

Risk Debt coverage ratio

Credit ratings of anchor tenants

Tenant diversification (e.g., percent of total TIF EAV atributable

to top 10 tenants in commercial development)
Source: An Elected Official’s Guide 1o Tax Increment Financing, Government Finance OfTicers Association,

Lastly, the economic development goals would support land use goals and objectives identified in
the 2020 Plan. Conversely, the 2020 Plan would facilitate the achievement of the economic
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development goals and objectives cited above. The Exhibit below indicates the particular 2020
Plan elements that are germane to the West State/Central RPA.

Exhibit 3

Components of 2020 Plan Applicable to West State/Central RPA

Objcetive
Economic Development Plan Element

Action

Implement TIFs

Work 1o overcome land assembly chalienges
and land use conflicls

Work with developers to assemble property in
conjunction with TIF creation

Protect Rockford’s economic
base

Ensure that the retail portion of the economic
base is healthy

Systematically plan for the redevelopment of
the older commercial arens

Neighborhood Plan Element

All Rockford residents should be
living in neighborhoods that are
stable or improving

Work with deteriorating neighborhoods 10
change momentum to a positive direction

Create a conscrvation plan for Rockford
neighborhoods to identify those neighborhoods
and strategies/programs that can be utilized

Same Work with major institutions to develop None listed
strategies to bring economic and social
benefits into neighborhoods
Same Involve and educate elected and appointed Neighborhood planning process should include

officials and employees about neighborhood
plans

officials and employees

Rockford neighborheods should
be cohesive

Ensure changes in land use in established
neighborhoods foliow good planning

None listed

Land Use Plan Element

Work to integrate Smart Growth
principles into the City of
Rockford

Mixed use development

»  Assist with the financing of mixed-use
developments

=  Incorporaie planned mixed uses into
neighborhood/sub-area plans

«  Provide incentives for mixed uses in new
development and redevelopment areas

Same Create a range ol housing opportunities and Develop a plan to identify and dispose vacant
choices land and buildings
Same Create “walkable™ communities Require site pian design that makes commercial
areas more walkoble
Same Strengthen and direct development towards ¢  Facilitate programs and support

existing urban areas

community based organizations for
neighborhood revitalization

e  Creale economic incentives for businesses
and homeawners to locate in arcas with
existing infrastructure

Housing Element

A decent home and suitable
living environment

Address vacant units

e  Promote removal of derelict housing units
e Support infill housing

Same

Promote affordable housing (the Plan
references cxisting City efforts to achieve
greater homeownership)

Remove financial “roadblocks™ to rehabilitation

The 2020 Plan incorporates the West State Street Corridor Study, which encompasses
land use and transportation planning strategies specific to the proposed West
State/Central TIF (as well as the West State/Kilburn TIF). Regarding the West
State/Central area, the corridor study notes that “removal of dilapidated and abandoned
residences and businesses {would allow] the creation of wider landscaped parkway on

" The 2020 Plan, as approved in September 2004 by the City Council, adopted the H'est Srate Streer
Corridor Study as part of the 2020 Plan.

Page 9




either side of the proposed boulevard. The number of residential streets crossing West
State Street is [to be] reduced to limit vehicular conflicts with other automobiles and
people on the trails or sidewalks.” At the same time, the study calls for a Corridor
Overlay District providing incentives for fagade improvements along West State Street.
In general, landscaping and streetscaping would play an important role in the planned
improvements for the RPA and in triggering private sector reinvestment:

To assist the City in executing the goals, objectives and strategies cited in Section III of this
Report, the City intends to form a public-private partnership(s) with entities that would redevelop
properties in the RPA,
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IV. EVIDENCE OF THE LACK OF DEVELOPMENT AND
GROWTH WITHIN THE RPA; FISCAL IMPACT ON
AFFECTED TAXING DISTRICTS

Evidence of the Lack of Development and Growth within the RPA. As documented in
Appendix 5 of this Plan, the RPA has suffered from the lack of development and would qualify as
& “blighted area.” as defined by the TIF Act. The area has not in recent history benefited from
significant private investment and/or development, instead suffering long-term physical and
economic decline. As a result, the RPA would not likely gain in value without intervention by
the City.

The proposed RPA exhibits various conditions associated with blight. For example, structures
and public improvements show deterioration, have economic and structural obsolescence, reflect
a lack of community planning, and have excessive vacancies. These conditions are indicators of
physical and economic decline with the RPA and depress economic growth by discouraging
private sector investment in the housing market and business enterprises.

Assessment of Fiscal Impact on Affected Taxing Districts. It is not anticipated that the
implementation of this Plan will have a negative financial impact on the affected taxing districts.
Instead, action taken by the City to stabilize and cause growth of its tax base through the
implementation of this Plan will have a positive impact on the affected taxing districts by
arresting potential assessed valuation declines. In short, the establishment of a TIF district would
protect other taxing districts from the downside risk of falling EAV (the City alone would be bear
the risk of falling EAV).

Shouid the City achieve success in attracting private investment which results in the need for
documented increased services from any taxing districts, the City will consider the decleration of
sufficient surplus funds. Such funds which are neither expended or obligated for TIF-related
purposes, as provided by the Act, can be used to assist affected taxing districts in paying the costs
for the increased services.

Any surplus Special Tax Allocation Funds (to the extent any surplus exists) will be shared in
proportion to the various tax rates imposed by the taxing districts, including the City. Any such
sharing would be undertaken after all TIF eligible costs — either expended or incurred as an
obligation by the City — have been duly accounted for through administration of the Special Tax
Aliocation Fund to be established by the City as provided by the Act.

The exception to the tax-sharing provision will be to the extent that the City utilizes TIF funding
to assist in the redevelopment of residential units. In such cases, the City will provide for the cost
incurred by eligible school districts in the manner prescribed by 65 ILCS Section 5/11-
74.4.3(q)(7.5) of the Act. (Refer to Section VI of this Report, which describes allowable TIF
project costs.)
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V. TIF QUALIFICATION FACTORS EXISTING IN THE
REDEVELOPMENT PROJECT AREA

Findings. The RPA was studied to determine its qualifications under the Tax Increment
Allocation Redevelopment Act. It was determined that the area as a whole qualifies as a. TIF
district under the Act. Refer to the TIF Qualification Report, attached as Appendix 5 in this Plan.

Eligibility Survey. Representatives of KMA and City staff evaluated the RPA from May 2006
until November 2006. Analysis was aided by certain reports obtained from the City, aerial
photographs, on-site due diligence and other sources. In KMA's evaluation, only information was
recorded which would directly support any determination of eligibility for the establishment of a
TIF district.
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V. REDEVELOPMENT PROJECT

Redevelopment Plan and Project Objectives. As indicated in Section Il of this Report, the
City has established a planning process which guides economic development and land use
activities throughout the City. Consistent with the established planning process, the City.
proposes to achieve economic development goals and objectives through redevelopment of the
West State/Central RPA and promotion of private investment via public finance techniques
(including but not limited to Tax Increment Financing),

The project-specific objectives envisioned for the West State/Central RPA are as follows:

)] Implementing a plan that provides for the renovation of existing properties, the retention
and expansion of existing businesses, and the attraction of users to redevelop vacant land
and buildings that are available within the RPA.

2) Constructing public improvements which may include (if necessary):

»  Street and sidewalk improvements (including new street construction and widening
of current streets);

» Utility improvements (including, but not limited to, water, stormwater management,
and sanitary sewer projects consisting of construction and rehabilitation);
Signalization, traffic control and lighting;

Off-street parking (if applicable); and
Landscaping and beautification.

3) Entering into Redevelopment Agreements with developers for qualified redevelopment
projects, including (but not limited to) the provision of an interest rate subsidy as allowed
under the Act. )

|

4) Providing for site preparation, clearance, and demolition, including grading and |
excavation.

3) Redevelopment of existing building inventory through necessary rehabilitation and

improvement of structures.

6) Exploration and review of job training programs in coordination with any City, federal,
state, and county programs.

Redevelopment Activities. Pursuant to the project objectives cited above, the City will
implement a coordinated program of actions. These include, but are not limited to, acquisition,
site preparation, clearance, demolition, provision of public infrastructure and related public
improvements, and rehabilitation of structures, if necessary. Such activities conform to the
provision of the TIF Act that define the scope of permissible redevelopment activities.

Site Preparation. Clearance. and Demolition

Property within the RPA may be acquired and improved through the use of site clearance,
excavation, environmental remediation or demolition prior to redevelopment. The land may also
be graded and cleared prior to redevelopment.
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Land Assembly and Reloeation

Certain properties in the RPA (or the entire RPA) may be acquired, assembled and reconfigured
into appropriate redevelopment sites. The City may also undertake relocation activities.

Public Improvements

The City may, but is not required to provide, public improvements in the RPA to enhance the
immediate area and support the Plan. Appropriate public improvements may include, but are not
limited to:

* Improvements and/or construction of public utilities including extension of water mains
as well as sanitary and storm sewer systems;

e Street and sidewalk improvements; and
Beautification, identification markers, landscaping, lighting, and signage of public right-
of-ways.

Rehabilitation

The City may provide for the rehabilitation of certain structures within the RPA so that any
redevelopment projects conform to City codes. Improvements may include exterior and fagade
work as well as work on interior space.

Interest Rate Write-Down

The City may enter into agreements with for-profit or non-profit owners/developers whereby a
portion of the interest cost for construction, renovation or rehabilitation projects are paid for out
of the Special Tax Allocation fund of the RPA, in accordance with the Act.

Job Training
The City may assist facilities and enterprises located within the RPA in obtaining job training
assistance. Job training and retraining programs currently available from or through other
governments include, but are not limited to:

» Federal programs;

e State of lllinois programs;

* Applicable local vocational educational programs, including community
college sponsored programs; and

®  Other federal, state, county or non-profit programs that are currently
available or will be developed and initiated over time.
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General Land Use Plan. Existing land use consists primarily of residential uses, with some
commercial and not-for-profit uses interspersed throughout the RPA. Existing land uses are
shown in Appendix 3, attached hereto and made a part of this Plan. Appendix 3 also designates
intended general land uses in the Redevelopment Project Area that include residential properties.
The land uses will conform to the Zoning Ordinance and the 2020 Plan, the official plan of the
City, as either may be amended from time to time.

Additional Design and Control Standards. The appropriate design standards (inciuding any
Planned Unit Developments) as set forth in the City’s Zoning Ordinance shall apply to the RPA,

Eligible Redevelopment Project Costs. Under the TIF statute, redevelopment project costs
mean and include the sum total of all reasonable or necessary costs incurred or estimated to be:
incurred as well as any such costs incidental to the Plan, (Private investments, which supplement
“Redevelopment Project Costs,” are expected to substantially exceed such redevelopment project
costs.) Eligible costs permitted by the Act and pertaining to this Plan include:

(M Professional Service Costs — Costs of studies, surveys, development of plans, and
specifications, implementation and administration of the redevelopment plan including
but not limited to staff and professional service costs for architectural, engineering, legal,
financial, planning or other services, provided however that no charges for professional
services may be based on a percentage of the tax increment collected; except that on and
after November 1, 1999 (the effective date of Public Act 91-478), no contracts for
professional services, excluding architectural and engineering services, may be entered
into if the terms of the contract extend beyond a period of 3 years. After consultation
with the municipality, each tax increment consultant or advisor to 2 municipality that
plans to designate or has designated a redevelopment project area shall inform the
municipality in writing of any contracts that the consultant or advisor has entered into
with entities or individuals that have received, or are receiving. payments financed by tax
increment revenues produced by the redevelopment project area with respect to which the
consultant or advisor has performed, or will be performing, service for the municipality.
This requirement shall be satisfied by the consultant or advisor before the commencement
of services for the municipality and thereafter whenever any other contracts with those
individuals or entities are executed by the consuitant or advisor;

# The cost of marketing sites within the redevelopment project area to prospective
businesses, developers, and investors;

\%

Annual administrative costs shall #of include general overhead or administrative
costs of the municipality that would still have been incurred by the municipality if the
municipality had not designated a redevelopment project area or approved a
redevelopment plan;

» In addition, redevelopment project costs shall nor include lobbying expenses;

(2) Property Assembly Costs — Costs including but not limited to acquisition uf land and
other property (real or personal) or rights or interests therein, demolition of buildings, site
preparation, site improvements that serve as an engineered barrier addressing ground
level or below ground environmental contamination, including, but naot limited to parking
lots and other concrete or asphalt barriers, and the clearing and grading of land;
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3)

(4)

()

Improvements to Public or Private Buildings — Costs of rehabilitation, reconstruction,
repair, or remodeling of existing public or private buildings, fixtures, and leasehold
improvements; and the cost of replacing an existing public building if pursuant to the
implementation of a redevelopment project the existing public building is to be

demolished to use the site for private investment or devoted to a different use requiring

private investment;

Public Works — Costs of the construction of public works or improvements, except that
on and after November 1, 1999, redevelopment project costs shall not include the cost of
constructing a new municipal public building principally used to provide offices, storage
space, or conference facilities or vehicle storage, maintenance, or repair for
administrative, public safety, or public works personnel and that is not intended to
replace an existing public building as provided under paragraph (3) of subsection (q) of
Section 11-74.4-3 unless either (i) the construction of the new municipal building
implements a redevelopment project that was included in a redevelopment plan that was
adopted by the municipality prior to November 1, 1999 or (ii) the municipality makes a
reasonable determination in the redevelopment plan, sypported by information that
provides the basis for that determination, that the new municipal building is required to
meet an increase in the need for public safety purposes anticipated to result from the
implementation of the redevelopment plan;

Job Training ~ Costs of job training and retraining projects, including the cost of "welfare
to work" programs implemented by businesses located within the redevelopment project
area;

Financing Casts — Costs including but not limited to all necessary and incidental
expenses related to the issuance of obligations and which may include payment of
interest on any obligations issued hereunder including (a) interest accruing during the
estimated period of construction of any redevelopment project for which such obligations
are issued and for a period not exceeding 36 months thereafter and (b) reasonable :
reserves related thereto;

Capital Costs - To the extent the municipality by written agreement accepts and
approves the same, all or a portion of a taxing district's capital costs resulting from the
redevelopment project necessarily incurred or to be incurred within a taxing district in
furtherance of the objectives of the redevelopment plan and project;

» School-Related Costs — For redevelopment project areas designated (or
redevelopment project areas amended to add or increase the number of tax-
increment-financing assisted housing units) on or after November 1, 1999, an
elementary, secondary, or unit school district's increased costs attributable to assisted
housing units located within the redevelopment project area for which the developer
or redeveloper receives financial assistance through an agreement with the
municipality or because the municipality incurs the cost of necessary infrastructure
improvements within the boundaries of the assisted housing sites necessary for the
completion of that housing as authorized by this Act, and which costs shall be paid
by the municipality from the Special Tax Allocation Fund when the tax increment
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revenue is received as a result of the assisted housing units and shall be calculated
annually.?

8) Relocation Costs — To the extent that the City determines that relocation costs shall be
paid or is required to make payment of relocation costs by federal or State law or in order
to satisfy subparagraph (7) of subsection (n) of the Act;

(9)  Pavment in lieu of 1aves,

(10)  Orher Job Training — Costs of job training, retraining, advanced vocational education or
career education, including but not limited to courses in occupational, semi-technical or
technical fields leading directly to employment, incurred by one or more taxing districts,
provided that such costs {i) are related to the establishment and maintenance of additional
job training, advanced vocational education or career education programs for persons
employed or to be employed by employers located in a redevelopment project area; and
(ii) when incurred by a taxing district or taxing districts other than the municipality, are
set forth in a written agreement by or among the municipality and the taxing district or
taxing districts, which agreement describes the program to be undertaken, including but
not limited to the number of employees to be trained, a description of the training and
services to be provided, the number and type of positions available or to be available,
itemized costs of the program and sources of funds to pay for the same, and the term of
the agreement. Such costs include, specifically, the payment by community college
districts of costs pursuant to Sections 3-37, 3-38, 3-40 and 3-40.1 of the Public
Community College Act and by school districts of costs pursuant to Sections 10-22.20a
and 10-23.3a of The School Code;

(11)  Developer Interest Cosi - Interest cost incurred by a redeveloper related to the
construction, renovation or rehabilitation of a redevelopment project provided that:

* The calculation is as follows: (A) for foundation districts, excluding any school district in 8 municipality with o population in excess
of 1,000.000. by multiplying the district’s increase in attendance resulting from the net increase in new siudents enrolled in that school
district who reside in housing unils within the redevelopment praject area that have received financial assistance through an agreement
with the municipality or becausc the municipality incurs the cost of necessory infrastructure improvements within the boundaries of
the housing sites necessary for the completion of that housing as authorized by this Act since the designation of the redevelopment
project area by the most recently nvailable per capita tition cost as defined in Section 10-20.12a of the School Code less any increase
in generul State aid as defined in Scction 18-8.05 of the School Code attributable 10 these added new swdents subject to the following
annual limitations: (i) for unit school districts with a district average 1995-96 Per Capita Tuition Charge of less than §5,900. no more
than 25% of the total amount of propeny tax increment revenue produced by those housing units that have received tax increment
finance nssistance under this Ac: (ii) for elementary school districts with a district average 1995-96 Per Capita Tuition Charge of less
than §5,900. no more than 17% of the total amount of property tax increment revenue produced by those housing unils that have
received tax increment finance assistance under this Act: and (iii) for secondary school districts with o district average 1995-96 Per
Capita Tuition Charge of Jess than $5,900, no more than 8% of the total amount of property tax increment revenue produced by those
housing units that have received wax increment finance assistance under this Act. (B) For aliernate methed districts, flat grant distriets,
und foundation districts with a district avernge 1995-96 Per Capita Tuition Charge equal to or more than §5,900. excluding any schoo
district with o population in excess of 1,000,000, by multiplying the district's increase in antendance resulting from the net increase in
new students enrolled in that school district who reside in housing units within the redevelopment project aren that have received
financial assistance through on ngreement with the municipality or because the municipality incurs the cost of necessary infrastructure
improvements within the boundaries of the housing sites necessary for the completion of that housing as authorized by this Act since
the designation of the redevelopment project area by the most recently avnilable per copita tuition cost as defined in Section 10-20.12a
of the Schoot Code less any increasc in general staie aid as defined in Section 18-8.05 of the School Code attribulnble to these added
new students subject to the following onnual limitations: (i) for unit school districts, no more than 40% of the total amount of property
1ax increment revenue produced by those housing units that have received tax increment finance assistance under this Act; (i) for
elementary school districts. no mare than 27% of the total amount of property tax incrernent revenue produced by those housing units
that have received tax increment finance assistance under this Act: and (iii) for secondary school districis, no more then 13% of the
total amount of property 1ax increment revenue produced by those housing units that have received 1ax increment finance assistance
under this Act. (C) For any school district in a municipality with a population in cxcess of 1.000.000. additiona! provisions apply.
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